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1970 unitl 1982, In December 2002, TRW merged with Northrop, In 2004, the Property was pumhasé‘d by
Pacific Landmark LLC, which is now under contract o sell the Property to Prospective Purchaser. Northrop
remaing responsible for site investigation and cleanup activities at the Property.

I 1983, TRW initlated an investigation of potential soil and groundwater contamination at the
Property. Also that vear, the UST was removed and soil in the immediate area was excavated and hauled offsite.
Between 1983 and 1986, several subsurface Investigations conducted in the vicinity of the former UST location
and associated piping revealed elevated levels of solvents, including TCE, in the groundwater and identified the
former UST location as the only site source of those solvents. The area of the former UST is also sometimes
referred to in reports as the “eductor pit.” A comprehensive soil investigation was conducted in 1988 1o
delineate the extent of soil contamdination in the area of the former UST. Contamination from two other nearby
volatile organic compound release sites (the former Advanced Micro Devices site at 901/902 Thompson Place
and the Philips Flectronics site at 811 East Argues Avenue) have commingled with the TRW plume. The
commingled phuree exiends north 1o UL5. Highway 101, west to San Juan Dinive and east to San Miguel Avenue,
The commingled plume is managed as “The Companies Offsite Operable Unit”

Orver the past 31 vears, Northrop {and its predecessor TRW) have cooperated fully with the Regional
Water Board, and Northrop has committed to do so in the future. In 1984, TRW excavated approximately 120
additional cubic vards of soil that had not been removed when the UST was removed in 1983, In 1985, TRW
implemented a groundwater extraction and treatment svstem to reduce groundwater solvent concentrations and
maintain hydraulic control of the groundwater plume fo prevent it from migrating to other parts of the Property

was discharged to the storm drain under a Regional Water Board discharge pernuit. The system operated through
2001. About 92.5 million gallons of groundwater were extracted and about 3,100 pounds of TCE were removed.
In 1993, TRW installed a sotl vapor extraction (“SVE™) system to remove solvents from the onsite soil.
Following Regional Water Board spproval, the SVE systeny was shot down in 1996, as the cleanup goal for soil
had been met. In 1999, TRW determined that the groundwater extraction and treatment system was no longer
effectively removing solvent mass from the subsurface,

TRW implemented enhanced anaerobio biodegradation ("EAR”) treatment af the Property in October
2000 into the affected groundwater at the former UST location. The intent of the EAR treatment was to increase
the natural biodegradation rate of TCE to harmless byproducts, EAB treatment involves injection of nutrients
for the naturally occurring microbes in subsurface soil and groundwater to produce hydrogen which breaks
down TCE into non-toxic or harmless byproducts. Since the EAB treatment began, the rate of TCH degradation
has dramatically increased in all wells within the application area. TCE has been reduced by 99% within the
source sres, such that TCE levels within the source area are now lower than in up-gradient site boundary wells.
Based on the success of the EAR treatment and the high rate of natural attenuation occurring at the Property, the
Regional Water Board approved complete shutdown of the groundwater extraction and treatment system in late
2001, Based on the initial EAD success, the EAB freatment area was expanded in 2005 to include additional site
groundwater down-gradient of the former source area. Northrop will continue monitoring the effectiveness of
the EAB treatment, a3 measured by the ongoing increased biodegradation rate of TCE and its degradation
products, and will also continue monitoring overall site groundwater quality into foreseeable future until the
Regional Water Board-established cleanup standards for the Property are met. In approximately 2002, the
Property was redeveloped to expand the footprint of the building to cover the former UST/eductor pit area.

In December 2013, Northrop conducted sub-slab and indoor alr samipling, which revealed TCE that
could contribute to vapor intrusion. Based on these findings, Northrop developed a scope of work that includes:
{1} further excavation of soil in the source area/eductor pit, {2 preparation and implementation of a Vapor
Intrusion Mitigation Plan, including additional indoor sampling in sccordance with the Regional Water Board
requirements following source removal and vapor mitigation, and (3} updating the 2011 Draft Focused
Peasibility Study for a revised path forward 1o achieve site closure. The vapor mitigation measures are
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anticipated to include the destruction of the existing sub-slab monitoring wells and installation of a passive sub-
slab vapor mitigation system,

LPA understands from vour inguiry that Prospective Purchaser intends to complete tenant
nnprovements &t the Property to allow for its use as echnology office space/R&D. EPA is supportive of such
uses at the Property and expects that such uses will be allowed following Northrop's submission of the
additional indoor sampling described in clause (2) above to the extent the results of such sampling show that the
Site meets the requirements described in the Regional Water Board’s letter to Advanced Micro Devices,
Northrop and Philips Blectronics dated January 10, 2014 under File No. 4380014 (MS). The building owners
and tenants will be expected 1o h EPA the Regional Water Board, and Northrop by providing
reasonable access to the Praperty for operations, mainienance, and monitoting of the wndoor air and vapor
intrusion control systems, as well as sny future remedial activities, and implementation of institutional controls,

New property owners may be protected from Superfund Hability as Bona Fide Prospective Purchasers
{BFPPs) pursuant to CERCLA. CERCLA’s BFPP provisions, enacled in 2002 as part of the Brownfields
Amendments, state that new property owners meeting certain criteria are protected from Superfund liability as
long as they meet the requirements of a BFPP. Specifically, such property owners must conduet “all appropriate
inquiry” prior 1o acquiring the property, take “reasonable steps™ w0 control existing contamination after
aoquiring the property, and otherwise meet the requirements of Sections 101(40) and 107() of CERCLA. EPA
has published a role defining “all appropriate inguiry,” which may be found at 40 CFR Part 312, The full text of
the Brownficlds Amendments may be found at www.epa.gov/brownfields (follow the “Laws & Statutes”™ link in
the lefl colummn). The BEPP provisions are 42 ULS.C. §9601{401) and §9607(x}.

Consistent with EPA policy, EPA does not anticipate taking enforcement action against future owners
of the Property. Please see EPA’s guidance titled “Policy Toward Gwners of Property Containing
Contaminated Aguifers,” at 60 Fed. Reg, 34790 (July 3, 1995). As with any property that overlies contaminated
groundwater where investigation and cleanup operations are being conducted, EPA and Northrop may require
aceess to the Property to conduct remedial activities. These activities may include sampling the groundwater
monitoring wells to evaluate the effectiveness of the remediation systemy; conducting maintenance 10 the
groundwater remediation system {e.g., underground pipes, vaults, treatment system); instatlation of new
groundwater monitoring wells, extraction wells, and soil gas probes; and installation, operation, maintenance,
and monitoring of vapor intrusion control systems.

EPA understands that Prospective Purchaser has conducted a Phase [ of the Property. As noted above,
to gquahify as a BFPP, a new landowner roust take “reasonable steps” with respect to stopping continuing
releases, preventing threatened future releases, and preventing or miting buman, environmental, or nahwal
resources exposure to egrlier releases. Based on information evaluated to date, EPA believes the following
would be appropriate reasonable steps with respect to the contamination at the Property:

1y Accommodation of the existing groundwater monitoring wells outside the footpring of the building
in any future construction on the Property.
23 Cooperation by providing ressonable access to the Property for rereedial activities as deseribed

above.
3} Apprepriate handling and monitoring of potentially contaminated sotl and groundwater encountered
at the Property,

4) Prohibition on drilling any extraction, monitoring, or injection wells on the Property without
Regional Water Board and other agency approval.

5} Cooperation with implementation of institutional controls at the Property to the extent required by
the Regional Water Board.
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Please note that this letter 1z provided solely for informational purposes and 15 based on the nature and
extent of contamination at the NPL Bite and at the Property known to HPA at this time. If additional
information reparding the nature and extent of hazardous substance contumination at the Property becomes
available, additional or different actions may be necessary to satisfy the reasonable steps criteria. The BFPP
exemption has a number of continuing conditions bevond requiring the property owner 1o take reasonable
steps. This letier does not provide a release o the property owner from CERCLA Hability, but ondy provides
infurmation with respect 1o reasonable steps based on the information EPA has available at this time.
Progpective Parchaser should ensure that i continues to be aware of the condition of the Propernty so that it is
able to take reasonable steps with respect to any ongoing or newly dentitied areas of harzardous substance
contamination.

I trust the information in this letter has helped o alleviate vour concerns regarding potential Hability.
Should vou have legal questions regarding this matter, please contact Thelma Estrada of cur Office of
Regional Counsel at (415} 972-3866 or by c-mail to estrada.thelma@epa. gov. I vou have techuical questions,
contact Melame Morash of our Superfund Divigton at {415) 972-3050 or by e-mail to
raorashumelanic/diepa.gov.

Sincerely.
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